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Figure 21-3 
Planned Development Rezone Alternative 
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Because the Planned Development Rezone Alternative would include development of the project 
site with uses consistent with the County’s General Plan and DCWPCP, Project Objective #1 
would be met. In addition, because the Planned Development Rezone Alternative would include 
the development of 407 residential units, most of the remaining project objectives would be fully 
or partially met. However, the development of portions of the project site with commercial and 
industrial uses would conflict with current land use trends in the area. More specifically, new 
industrial development could result in land use conflicts (e.g., noise conflicts) with the existing 
residential uses to the south and west.  
 
Aesthetics 
Similar to the proposed project, development of the Planned Development Rezone Alternative 
would convert the project site’s existing undeveloped land to urban development. While the 
Alternative would result in the development of approximately 190 fewer residential units than the 
proposed project, the Planned Development Rezone Alternative would result in the development 
of both commercial and industrial uses on-site, which would not be developed under project 
conditions. Given that the project site is predominantly undeveloped and affords views from PFE 
Road and Antelope Road of rural landscape, comprised primarily of rolling grassland and clusters 
of oak woodlands, the existing visual character of the parcels would be significantly altered under 
the Planned Development Rezone Alternative. Therefore, similar to the proposed project, the 
Alternative would substantially degrade the existing visual character or quality of public views of 
the site and its surroundings, and Mitigation Measure 4-2 would still be required. While 
implementation of Mitigation Measure 4-2 would reduce the aforementioned impact, because the 
Planned Development Rezone Alternative would still convert the project site’s existing 
undeveloped land to urban uses, which would significantly alter the existing visual character of 
the site, the impact would be considered to remain significant and unavoidable. 
 
In addition, similar to the proposed project, development under the Planned Development Rezone 
Alternative would introduce new sources of light and glare to the project site where none currently 
exist, including along the project site frontages at PFE Road and Antelope Road. Such sources 
would include, but would not be limited to, streetlights within internal street systems, vehicle 
headlights, exterior lighting fixtures, interior light spilling through windows, and light reflected off 
of windows. As discussed above, while the Alternative would result in the development 
approximately 190 fewer residential units than the proposed project, the Alternative would include 
the development of both commercial and industrial uses on-site, which are not included in the 
development of the proposed project. Therefore, the Alternative would be considered to result in 
a greater intensity of light and glare as compared to the proposed project.  All on-site lighting 
would be required to comply with Section 17.54.070(i) of the Placer County Code. In addition, the 
Planned Development Rezone Alternative would be subject to compliance with the applicable 
sections of the Placer County Design Guidelines related to light pollution, including, but not limited 
to, shielding of fixtures such that direct rays do not pass onto residential property lines. However, 
because the types of lighting and the specific locations are not known for the Planned 
Development Rezone Alternative, Mitigation Measure 4-3 would still be required.  
 
Overall, impacts related to Aesthetics would be slightly greater under the Planned Development 
Rezone Alternative as compared to the proposed project. Therefore, the project-specific and 
cumulative significant and unavoidable impacts related to substantially degrading the existing 
visual character or quality of public views of the site and its surroundings would still occur under 
the Alternative.  
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Air Quality and Greenhouse Gas Emissions 
Under the Planned Development Rezone Alternative, a total of 117 acres of the project site would 
be developed with residential, commercial, and industrial uses, as well as associated 
improvements, and a total of 69 acres of the project site would remain as greenbelt and open 
space areas. While the Alternative would result in the development of approximately 190 fewer 
residential units than the proposed project, the Alternative would include the development of both 
commercial and industrial uses on-site, which are not included under the proposed project. In 
addition, the Alternative would result in an increased disturbance area of approximately 7.5 acres 
as compared to the proposed project. While the comparison of disturbance area does not account 
for the entire difference in emissions from building construction, given that the majority of 
construction emissions are associated with heavy equipment use during site preparation and 
grading, construction emissions of criteria pollutants would be slightly increased compared to the 
proposed project. Therefore, construction emissions of NOX would still exceed PCAPCD’s 82.0 
pounds per day (lbs/day) threshold, and Mitigation Measure 6-1 would still be required. The 
Planned Development Rezone Alternative would result in greater impacts related to construction 
emissions as compared to the proposed project. 
 
With regard to operational emissions, CalEEMod, version 2020.4.0, software was used to 
estimate the Planned Development Rezone Alternative’s criteria air pollutant emissions. As 
shown in Table 21-4, the unmitigated operational emissions of criteria air pollutants associated 
with the Planned Development Rezone Alternative would be less than the proposed project for 
ROG, and PM10, and would be slightly greater for NOx. However, emissions of ROG and PM10 
related to operations of the Planned Development Rezone Alternative would still be above the 
PCACPD’s thresholds of significance. Consequently, Mitigation Measure 6-2 would still be 
required for the alternative. However, even with implementation of Mitigation Measure 6-2 the 
Alternative’s operational emissions of ROG would still be above the PCACPD’s threshold of 
significance. Therefore, unlike the proposed project, the Planned Development Rezone 
Alternative would result in a significant and unavoidable impact related to operational emissions 
of ROG. As a result, the Planned Development Rezone Alternative would result in greater impacts 
related to operational emissions as compared to the proposed project.  

 
Table 21-4 

Maximum Unmitigated Operational Emissions (lbs/day) 

Pollutant Proposed Project 
Planned Development 

Rezone Alternative 

PCAPCD 
Significance 
Threshold 

ROG 1,053.93 695.46 55 
NOX 43.46 52.74 55 
PM10 202.04 158.54 82 

Source: CalEEMod, June 2022. 
 
Overall, the Planned Development Rezone Alternative would result in greater impacts related to 
Air Quality and Greenhouse Gas Emissions as compared to the proposed project. 
 
Biological Resources 
Similar to the proposed project, the Planned Development Rezone Alternative would include 
ground-disturbing activities on the project site and, thus, would have the potential to impact 
special-status plants, branchiopods, valley elderberry longhorn beetle, salmonids, western 
spadefoot, western pond turtle, roosting bats, Swainson’s hawk, burrowing owl, and other special-
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status birds and birds protected under the MBTA. The Planned Development Rezone Alternative 
would result in a greater disturbance area as compared to the proposed project (an increase of 
approximately 7.5 acres). Thus, the Alternative could result in the removal of a greater number of 
trees than the proposed project and would still have the potential to conflict with the County’s Tree 
Preservation Ordinance. In addition, the Alternative would have the potential to directly impact 
seasonal wetlands, seasonal wetland swale, vernal pool, ephemeral drainage, intermittent 
drainages, roadside ditch, and Dry Creek habitat within the project site. As such, Mitigation 
Measures 7-1, 7-2, 7-3, 7-4(a) through 7-4(c), 7-5, 7-6(a) through 7-6(b), 7-7, 7-8(a) through 7-
8(c), 7-9(a) through 7-9(c), 7-10(a) through 7-10(e), 7-11(a) through 7-11(e), 7-12(a) through 7-
12(j), 7-14(a) through 7-14(g), and 7-15 would still be required under the Alternative. Therefore, 
overall impacts to Biological Resources could be greater under the Alternative compared to the 
proposed project.  
 
Cultural Resources 
As noted above, the Planned Development Rezone Alternative would result in a slightly increased 
overall disturbance area within the project site relative to the proposed project. In addition, similar 
to the proposed project, the Planned Development Rezone Alternative would result in off-site 
disturbance as a result of roadway and sewer improvements necessary to accommodate new 
development. Consequently, the potential for the Planned Development Rezone Alternative to 
result in disturbance or destruction of historical resources, archaeological resources, and human 
remains could be slightly increased. Mitigation Measures 8-1, 8-2(a) through 8-2(c), 8-3, and 8-4 
would still be required. Overall, potential impacts related to Cultural Resources would be greater 
under the Planned Development Rezone Alternative compared to the proposed project.   
 
Geology and Soils 
As noted above, the Planned Development Rezone Alternative would include a greater overall 
area of disturbance compared to the proposed project. Consequently, the potential for grading 
and other ground-disturbing activities to result in substantial soil erosion or loss of topsoil, 
significant disruptions, displacements, compaction or overcrowding of the soil, or substantial 
change in topography or ground surface relief features would be increased. Similarly, the 
Alternative would have an increased potential to encounter and destroy a unique paleontological 
resource or site or unique geologic feature. As such, Mitigation Measures 10-2(a), 10-2(b), 10-4, 
and 10-5 would still be required. In addition, Mitigation Measure 10-3 requiring preparation of a 
final geotechnical engineering report to ensure adequate structural support of the proposed 
improvements would still be required. Overall, impacts related to Geology and Soils could be 
greater under the Planned Development Rezone Alternative compared to the proposed project. 
 
Hazards and Hazardous Materials 
As discussed above, the off-site improvements required under the proposed project would also 
occur under the Planned Development Rezone Alternative. Therefore, similar to the proposed 
project, the Planned Development Rezone Alternative could indirectly impact Dry Creek through 
frac-out as part of implementing either Options 1A or 1B of the off-site sewer pipeline alignment, 
and Mitigation Measure 11-1 would still be required.  
 
In addition, because the overall disturbance area for the Planned Development Rezone 
Alternative would be slightly increased as compared to the proposed project, the Alternative would 
still result impacts related to all RECs identified on the project site. Thus, similar to the proposed 
project, the Planned Development Rezone Alternative could create a significant hazard to the 
public or the environment through reasonably foreseeable upset and accident conditions involving 
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the likely release of hazardous materials into the environment related to asbestos-containing 
building materials, LBP materials, lead contamination of soil, two on-site inactive wells, and the 
existing PG&E gas pipeline. As such, Mitigation Measures 11-2(a) through 11-2(d) would still be 
required under the Alternative. Furthermore, because the Alternative would result in the 
development of industrial uses on-site, the potential exists for said industrial uses to include the 
routine use and transport of hazardous materials associated with on-site industrial operations, 
which would not be present under the conditions of the proposed project. Overall, impacts related 
to Hazards and Hazardous Materials under the Planned Development Rezone Alternative would 
be slightly greater than the proposed project. 
 
Hydrology and Water Quality 
Similar to the proposed project, land disturbance would occur during construction activities 
associated with the Planned Development Rezone Alternative. However, given that the Planned 
Development Rezone Alternative would include a slightly larger overall area of disturbance 
compared to the proposed project, the potential for the Alternative to result in construction impacts 
related to erosion and water quality would be increased. In addition, because a larger portion of 
the site would be developed with impervious surfaces, the potential for operational water quality 
issues, changes in drainage patterns, and increases in stormwater runoff rates would be greater 
compared to the proposed project. Furthermore, whereas the proposed project includes all 
residential uses that would have landscaped front and rear yards, the Alternative would also 
include commercial and industrial uses, which are typically assumed to contain more impervious 
surfaces than residential uses, given the limited landscaping that would be developed as part of 
each land use type. Therefore, a reasonable assumption can be made that the land use mix under 
the Alternative would result in increased impervious surfaces. Finally, similar to the proposed 
project, the Alternative would include placement of improvements within a flood hazard zone. 
Therefore, Mitigation Measures 12-1, 12-2(a) through 12-2(e), 12-4(a) through 12-4(e), and 12-5 
would still be required. Overall, impacts related to Hydrology and Water Quality under the Planned 
Development Rezone Alternative would be greater compared to the proposed project.  
 
Public Services and Utilities 
Because the Planned Development Rezone Alternative would result in additional development 
on-site, an increase in demand for public services and utilities, similar to the proposed project, 
would occur. Additionally, off-site improvements required under the proposed project, including 
widening portions of PFE Road and Antelope Road would still occur under the Alternative. As 
such, electric utilities would be required to be undergrounded by SMUD at the frontage of PFE 
Road and Antelope Road along the Placer Greens Parcel, and along the south side of PFE Road 
west of Antelope Road, and Mitigation Measure 15-6 would be required. Overall, development of 
the Planned Development Rezone Alternative would result in similar impacts related to Public 
Services and Utilities compared to the proposed project.  
 
Transportation 
Similar to the proposed project, the Planned Development Rezone Alternative would add 
construction vehicle traffic to area roadways, thereby potentially conflicting with existing traffic 
patterns. As such, Mitigation Measure 16-1 related to preparation of a construction signing and 
traffic control plan would still be required. In addition, the Planned Development Rezone 
Alternative would result in the development of 7.5 acres more than what would be developed as 
compared to the proposed project. Therefore, the overall intensity of construction traffic, and 
associated impacts, could be increased. Overall, development of the Planned Development 
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KD ANDERSON & ASSOCIATES, INC. 
 Kenneth Anderson, PE Principal Engineer 
 
MURRAYSMITH 
 Stephanie Ard, PE Civil Engineer 
 Marshall Kosaka, EIT Engineering Designer 
 Linda Scroggs, PE Principal Engineer 
 
OTHER 
Other persons and sources consulted in preparation of this EIR are listed in Chapter 22, 
References, of this EIR.  
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	15-3 Result in substantial adverse physical impacts associated with the provision of new or physically altered school services and/or facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service ratios or performance objectives.
	15-4 Result in an increase in the use of existing neighborhood and regional parks or other recreational facilities such that substantial physical deterioration of the facility would occur or be accelerated, or include recreational facilities or require the construction or expansion of recreational facilities which might have an adverse physical effect on the environment.
	15-5 Result in substantial adverse physical impacts associated with the provision of new or physically altered governmental services and/or facilities, the construction of which could cause significant environmental impacts, in order to maintain acceptable service ratios, response times, or performance objectives for maintenance of public facilities, including roads, or for other government services. 
	15-6 Require or result in the relocation or construction of new or expanded water, wastewater treatment, or storm water drainage, electric power, natural gas, or telecommunications facilities, the construction or relocation of which could cause significant environmental effects.
	15-7  Have sufficient water supplies available to serve the project and reasonably foreseeable future development during normal, dry, and multiple dry years.
	15-8 Result in a determination by the wastewater treatment provider which serves or may serve the project that it does not have adequate capacity to serve the project’s projected demand in addition to the provider’s existing commitments.
	15-9 Generate solid waste in excess of State or local standards, or in excess of the capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction goals, or conflict with federal, State, and local management and reduction statutes and regulations related to solid waste.
	15-10 Cumulative impacts to public services.
	15-11 Increase in demand for utilities and service systems associated with the proposed project, in combination with future buildout in the DCWPCP area.
	16-1 Conflict with a program, plan, ordinance, or policy, except LOS, addressing the circulation system during construction activities.
	16-2 Conflict with a program, plan, ordinance, or policy, except LOS, addressing the circulation system, including transit, roadway bicycle, and pedestrian facilities, during operations.
	16-3 Substantially increase hazards to vehicle safety due to a geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment).
	16-4 Result in inadequate emergency access or access to nearby uses. 
	16-5 Result in VMT which exceeds an applicable threshold of significance, except as provided in CEQA Guidelines Section 15064.3, subdivision (b).
	17-1 Cause a substantial adverse change in the significance of a tribal cultural resource, defined in PRC Section 21074.
	17-2 Cause a cumulative loss of tribal cultural resources.
	18-1 Substantially impair an adopted emergency response plan or emergency evacuation plan.
	18-2 Due to factors such as on-site fuel sources, slope, and prevailing winds, exacerbate wildfire risks, and thereby expose project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a wildfire.
	18-3 Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks, emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may result in temporary or ongoing impacts to the environment.
	18-4 Expose people or structures to significant risks, including downslope or downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage changes.
	18-5 Increase in wildfire risk attributable to the proposed project, in combination with cumulative development.
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